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Lodestar at Mammoth Lakes Master Plan
Land Use and Development Standards and Conditions of Approval

The following land use and development standards shall apply to all development
within the area of the Lodestar Master Plan as shown on Exhibit C, and as modified
herein.

1. Density
For each Development Area the maximum density or yield of development
shall be:
Development Area 1. 180 Dwellings

Development Area 2. 210 Dwellings

Development Area 3. 61 Dwellings

Development Area 4.
Development Area 4A

112 Dwellings*
44 units

Development Area 5. 200 Dwellings
500 Hotel Guest Rooms
80,000 sq. ft. of Resort Related
Commercial

*Density increases for affordable housing projects shall be granted pursuant to
Municipal Code Section 17.16.040 B4.

Development Areas shall conform substantially to the areas shown on Exhibit C.

Density transfers between Development Areas shall be reviewed and approved by
the Planning and Economic Development Commission prior to permit issuance.

2. Permitted and Conditional Uses
A. The following uses are permitted within the Lodestar Master Plan

area:
1. Golf Course.
2. Tennis Courts.
3. Swimming pools and spas.
4. Single Family Detached Dwellings within Development Areas

1, 2, 3, and 4, and Single Family Detached Dwellings within
Area 5 south of West Bear Lake Road and east of Sierra Star
Parkway.

5. Multiple Family Structures with four or fewer dwellings per
structure within Development Areas 1, 2, 4, and 5.
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6. Full Service Hotels in Development Area 5. Each Hotel shall
provide for conference/meeting facilities within or in
proximity to the hotel.

7. Transient Occupancies within Development Areas 1 and 5.
8. Commercial uses within a hotel in Development Area 5.
9. Recreational facilities within a hotel.
10. Cross country skiing, ice skating and similar recreational

activities using the golf course, ponds, or other approved
facilities.

11. For fractional ownership development on area 4A, a
front/concierge desk is required. This desk shall be staffed in
accordance with a plan that is designed to meet the typical
peak service demand periods in Mammoth. The plan is to be
included in the project CC&R’s after review and approval by
Town staff. At a minimum, the staffing shall provide for
coverage until midnight during usual high occupancy periods
to accommodate late check-ins, and the plan shall include
telephone access to front desk and concierge services at all
other times.

B. The following uses may be permitted subject to the granting of a use
permit by the Planning Commission.

1. Overhead (e.g., chair lift) or fixed route (e.g., rail transit.
2. Within Development Area 5, retail and service commercial

uses not located within a hotel. These may include
restaurants, retail shops, golf and tennis pro shops, and other
uses which the Planning Commission determines to be
similar in nature and ancillary to a resort development.

a. The use permit shall only allow an inclusive amount of
commercial floor space for the resort area which can be
demonstrated by an independent analysis to be fully
supportable by the resort development only.

3. Major community oriented businesses not normally ancillary
to a resort setting, such as hardware stores and
supermarkets are not permitted.

4. Within Development Areas 1, 2, 4, and 5, multiple family
structures with 5 or more dwellings per structure.

5. Within Development Area 3, multiple family structures.
6. Recreational facilities and amenities not listed above.
7. Transient occupancies within Development Area 2.

3. Building Height
A. The maximum permissible building height is:

1. Development Areas 1,2,3, and 4 35 feet
2. Development Area 5 65 feet*
3. Development Area 4A 63 feet
4. Affordable Housing Projects in Development Area 4, fronting

Main Street 45 feet
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*Single-family detached structures on individual lots in
Development Area 2 north and west of East Bear Lake Drive and
in Development Area 5 south of West Bear Lake Road and east of
Sierra Star Parkway shall comply with the height standards in
the Residential Single Family (RSF) Zone.

B. Building height shall be measured from natural grade. At no point
shall any structure exceed the maximum height above natural grade.
For affordable housing projects in Development Area 4, fronting Main
Street, building height shall be measured from the average existing
grade (as determined at building perimeter) to the top of the ridgeline
of the roof.

C. Where understructure parking is provided under 70% of more of a
structure’s footprint, the height of the structure may be measured
from the ceiling of the garage, provided that the total building height
is not increased by more than eight feet.

D. Chimneys may exceed the height limit by a maximum of four feet.
Chimneys and other architectural appurtenances may exceed the
height limit by up to 4 feet in Development Area 4A.

4. Setbacks – Building Separation – Lot Size
A. Setbacks

1. Except for the exceptions listed below, structures located on
the perimeter of the project shall be subject to the following
setbacks:

a. Located a minimum of 50 feet away from any
residential or resort zoned properties;

b. Located a minimum of 20 feet away from any
commercially zoned properties; and

c. Located a minimum of 100 feet away from any arterial
street.

d. Exceptions:
i. Workforce housing development located near

the northeast section of the Lodestar Master Plan
Area (development area 4), south of Main Street,
shall have a minimum setback of 10 feet from
property lines.

ii. Properties fronting on Minaret Road, south of
Meridian Boulevard shall have a front setback of
not less than 40 feet from Minaret Road.

iii. The 100 foot setback to arterial streets may be
reduced to 20 feet if the arterial street has a 200
foot right-of-way.

iv. Except for access roadways which may extend
approximately 450 feet south of Main Street
frontage road, project circulation roads may not
be located less than 50 feet from any residential
or resort zoned properties not a part of the
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Lodestar Master Plan unless the applicant
implements noise control measures approved by
the Town and complying with Town noise
regulations.

v. For Development Area 4A, the Minaret Road
setback shall be a minimum of 30 feet.

vi. Parcels within Development Area 2
vii. For parcels within Development Area 2 that are

located north and west of East Bear Lake Drive,
accessory structures (i.e., accessory to the
primary use on the site) shall be located a
minimum of 10 feet from any residential, resort,
or commercially zoned property and be subject
to the requirements and limitations listed below.

viii. For parcels within Development Area 2 that are
adjacent to Meridian Blvd., accessory structures
(i.e., accessory to the primary use on the site)
shall be located a minimum of 10 feet from any
residential, resort, or commercially zoned
property and be located a minimum of 50 feet
from any arterial street and be subject to the
requirements and limitations listed below.

2. Accessory structures are subject to the following
requirements and limitations:

a. Accessory structures approved as secondary residential
dwelling units on single-family lots are subject to the
development standards in Municipal Code section
17.52.270 (Second Dwelling Units).

b. Accessory structures approved as on-site manager’s
units shall be subject to the following limitations:

i. An on-site manager’s unit shall be used
exclusively by an on-site manager or other
employee of the development, and at no time
shall the unit be used as a transient rental. A
deed restriction or covenant acknowledging the
requirements contained in section 4.A.2.b of the
Lodestar Master Plan shall be recorded prior to
issuance of a Certificate of Occupancy for the
unit.

ii. An on-site manager’s unit shall be owned and
maintained by the HOA for the development and
shall not be otherwise sold or separated from the
Common Area parcel.

iii. At least one enclosed parking space shall be
provided for an on-site manager’s unit and shall
meet the Town Standards for parking space size.
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iv. The maximum floor area for an on-site
manager’s unit shall be 1,200 square feet.

v. An on-site manager’s unit shall be constructed to
be architecturally compatible with the
remainder of the development. Compatibility
includes the coordination of exterior colors,
materials, roofing, other architectural features,
and landscaping.

vi. An on-site manager’s unit shall at a minimum
contain a kitchen, bathroom, and sleeping area.

3. Single-family detached structures on individual lots, except
lots in Development Area 5 south of West Bear Lake Road
and east of Sierra Star Parkway, shall maintain the following
setbacks:

a. Front 25 feet
b. Side ½ building height but not less than 10

feet. If the Town adopts new RSF setback standards, the
more restrictive shall apply.

c. Rear 20 feet
4. Parcels within Development Area 2 that are located north

and west of East Bear Lake Drive, shall maintain the
following setbacks:

a. Front 20 feet
b. Side 10 feet
c. Rear 20 feet, except for lots not adjacent to the

golf course, which shall maintain a 10 foot rear
setback.

5. Single-family detached structures on individual lots in
Development Area 5 south of West Bear Lake Road and east
of Sierra Star Parkway shall maintain the setbacks required
in the Residential Single Family (RSF) Zone.

6. Residential developments containing single-family, duplexes,
triplexes, fourplexes, fiveplexes, and sixplexes may have front
yard setbacks of no less than twenty feet from the edge of
access road pavement. It must be demonstrated that
sufficient roadway and project snow storage areas are
immediately available for the project to have twenty-foot
setbacks. Where these snow storage areas cannot be
provided for the project area, a minimum 30-foot setback
from the edge of pavement of interior circulation streets shall
be required. All other structures shall maintain a minimum
setback of 30 feet from the edge of pavement of interior
circulation streets. Parking structures with no doors or
windows facing the street may be built to within 15 feet of
the edge of pavement.
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7. For Development Area 4A, the following setback
encroachments may be permitted:
 No more than 3 vertical rows of balconies may encroach

into front and side yard setbacks a maximum of 5 feet.
 One pedestrian porte-cochere may encroach into the

front setback a maximum of 15 feet.
B. Building Separation

1. Within all Development Areas, minimum building separation
for single-family detached structures on individual lots shall
be determined by setback regulations.

2. Within Development Areas 1 and 3, minimum average
building separation for all structures other than single-family
detached dwellings on individual lots is 50% of the combined
height of the adjacent structures, but in no case, less than 25
feet.

3. Within Development Area four, minimum building separation
is 15 feet when roof snow shed restraints are provided and
where it can be demonstrated that sufficient roadway and
project snow storage areas are not compromised within the
project. Where adequate snow storage areas cannot be
provided for the project area, a minimum 20 feet separation
between buildings is required.

4. Within Development Area five, minimum building separation
is 20 feet for resort residential structures. For commercial
and hotel structures, minimum building separation shall be
as required by the Uniform Building Code and Title 15
(Building and Construction) of the Town of Mammoth Lakes
Municipal Code.

5. Within Development Area 2, minimum building separation is
20 feet.

C. Lot size
For single family lots, the minimum lot depth of the Town zoning
regulations may be reduced by up to 15 feet provided that the
minimum lot area remains at 7500 square feet and that the resulting
lot(s) have an adequate building pad(s).

5. Site Coverage – Building Footprint
1. Maximum allowable site coverage, including all structures

and paved or other impervious surfaces is:
a. Development Areas 1 and 2 60%
b. Development Area 3 40%
c. Development Area 4 70%
d. Development Area 5 70%*

*Single-family detached structures on individual lots in
Development Area 5 south of West Bear Lake Road and east
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of Sierra Star Parkway shall comply with the lot coverage
standards in the Residential Single Family (RSF) Zone.

2. The maximum allowable building footprint is limited to:
a. Development Areas 1 and 2 10,000 sq. ft.
b. Development Area 3 4000 sq. ft.
c. Development Areas 4 and 5 No Limit

6. Off Street Parking
All parking requirement of the zoning regulations of the Town of Mammoth
Lakes shall apply to the uses developed under the Lodestar master Plan with
the following modifications:

A. Except for Workforce Housing projects within Planning Area 4, all
required parking for multiple family residential structures and
nonresidential uses must be understructure with the exception of
parking required for residential visitor/guest parking and short-term
registration and loading and unloading areas. When surface parking is
proposed, the project proponent shall demonstrate that adequate
snow storage areas are provided for the roadways, driveways, and
parking areas serving the development. For the Bear Lake Lodge
project, one parking stall for each one and two bedroom units and
1.75 stalls for each three bedroom unit and larger, with a minimum
two-thirds of the stalls understructure.

B. For commercial retail and service uses located wholly within a hotel,
no additional parking, beyond that required for the hotel, shall be
required.

C. For retail and service commercial uses not located wholly within a
hotel, parking shall be provided at 75% of the rate required by the
Town zoning regulations.

D. For the golf course, a minimum of 36 spaces shall be provided. These
spaces may be uncovered.

E. For affordable housing projects fronting Main Street, as defined in
Municipal Code Section 17.16.040 B4, parking requirements shall be
as follows: seasonal or short-term housing - .25 spaces per bed plus
5% of the total number of bedrooms for guest parking. One-bedroom
long-term living units – 1 space per unit plus 20% of the total number
of units. Two-bedroom long-term living units – 1.5 spaces per unit
plus 20% of the total number of units for guest parking. Three or
more bedroom long-term living units – 2 spaces per unit plus 20% of
the total number of units for guest parking.

F. Driveway length shall be a minimum of 20 feet to provide adequate
space for guest parking and snow removal operations, and to avoid
obstructions in the travel way.

7. Design Review/ Environmental Review
A. All uses or structures with the exception of single family detached

residences are subject to the design review requirements of the Town
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of Mammoth Lakes and shall be reviewed by the Planning Commission
for conformance with Town design policies.

B. If detailed design identifies environmental impacts or mitigation
measures not included in the program EIR, the uses or structures shall
be subject to further environmental review as determined by the
Planning Director or Planning Commission.

8. Grading and Landscaping
A. All grading must conform to the requirements of the Town of

Mammoth Lakes grading regulations. Mitigation measures in the
Program EIR of subsequent Environmental Document shall be
incorporated into grading design.

B. Tree removal is subject to Town design review procedures and the
Lodestar at Mammoth EIR mitigation measures.

C. With the exception of the golf course, common recreation areas in
Development Area 5, and single family residences, there shall be no
lawn used for landscaping. All landscaped areas shall be left in natural
condition or planted with low water using shrubs and flowers.

D. Areas of native riparian vegetation shall be protected to the maximum
extent feasible. Where disturbance is unavoidable, similar vegetation
shall be provided along the lakes and artificial drainage ways in the
golf course. The area of replacement vegetation shall be equal to twice
the area disturbed. All permitting for such disturbances and
replacement shall be handled through the Grading Permit process.

E. Wherever possible, perimeter trees should be maintained or replaced
where feasible considering fire safety standards.

9. Affordable and Employee Housing
A. The project is required to provide housing equal to 100 percent of the

demand created by the project. The types and cost of the dwellings
provided shall be in proportion to the employee mix. In conjunction
with applications for building permits for any phase of development,
an affordable/employee housing plan shall be submitted to the Town
for approval. This plan shall include the types as well as number of
units to be provided. Said housing must be ready for occupancy prior
to or at the same time as the structure or use generating the demand.
A certificate of Occupancy shall not be issued for the structure
generating the demand until the required housing is available for
occupancy, except as permitted by the Town Council.

B. Based upon the numbers in the Lodestar EIR, the proponent must
provide a minimum of 472 housing units of which 231 must be
affordable to households of low and very low income. All required
housing units shall be located within the Lodestar Master plan
boundaries and shall be considered in the total density for the project.
If the Town adopts a Town wide housing policy which provides for
development of required housing off site, said policy may be applied
to this development.
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C. For each development phase, the applicant must provide a calculation
of the number of full-time-equivalent (FTE) positions to be filled. The
applicant will be required to provide on affordable dwelling unit for
each 2.6 total FTE’s. For the purposes of this analysis, a dwelling shall
be considered to be two bedrooms.

D. For Development Area 4A, the employee generation rates provision of
mitigation housing shall be as prescribed in Chapter 17.36 of the
Mammoth Lakes Municipal Code, or successor regulation, on the date
of application for a development permit. Said housing may be
mitigated by paying an in-lieu fee of $1.83 million subject to the
approval of an Alternative Housing Mitigation Plan as authorized by
the Municipal Code and approved by the Planning Commission.

10. Street Standards
A. All interior circulation streets serving residential development shall

be constructed with a minimum of 24 feet of pavement width within
at least a 40-foot wide private easement or right-of-way with 10-foot
wide snow storage easements on each side, except that the Public
Works Director may approve reduced snow storage easements where
golf course is located on both sides of the road, and shall meet the
construction standards of the Town Department of Public Works. All
interior streets serving nonresidential development shall have a
minimum pavement width of twenty-four feet and shall be
constructed to the standards of the Town Department of Public Works
and the Mammoth Lakes Fire Protection District. For nonresidential
access roadways of less than thirty feet of pavement width, a Traffic
Analysis shall be provided during the discretionary permit review to
assure adequate traffic flows, levels of service, and to establish
roadway speed limits. Interior streets serving 20 residential units or
less may have reduced pavement widths if found operational by
Public Works and the Fire District, and approved by the Planning
Commission. A 100-foot roadway centerline radius may be approved
by the Town Department of Public Works based upon approved
Average Daily Traffic (ADT) counts for the proposed project area.

B. The project shall be limited to the number of entry points as shown on
the Master Plan. Additional entry points on Main Street may be
constructed only with the approval of the California Department of
Transportation.

C. All street signal and improvements must be constructed at the same
time as the access streets.

D. All golf cart crossings of public thoroughfares shall comply with the
requirements of state law and of the Town of Mammoth Lakes
Department of Public Works. All crossings shall be on grade or under
the street.

11. Utilities
A. All utility lines must be placed underground and must be constructed

to the standards of the entity providing the utility service.
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B. Storage tanks for propane must be located in accordance with all
applicable fire and building codes and must be substantially screened
with berms, fencing, or landscaping. Tank placement and screening is
subject to the Design Review regulations of the Town.

12. Golf Course Standards
A. The golf course shall be constructed in substantial conformance with

the plan attached as Exhibit 2, and is subject to design review by the
Planning Commission. Planning Commission approval is required
prior to the issuance of a grading permit and removal of vegetation.

B. For irrigation, the golf course shall use only reclaimed effluent or
other non-potable water, as approved by the Regional Water Quality
Control Board (RWQCB) and the Town.

C. The golf course shall employ a certified greenskeeper with a California
applicators license for maintenance of green and fairways. The
greenskeeper shall be responsible for the application of pesticides and
fertilizer and shall report the use of said chemicals to the Mammoth
County Water District (MCWD) and the RWQCB. The proponent shall
provide or fund downstream monitoring as required by the RWQCB
or MCWD.

D. An irrigation plan shall be submitted to the Regional Water Quality
Control Board and the Mammoth County Water District and must
meet the approval of both agencies.

E. The golf course shall be open to the public.
F. The potential for use of the golf course in the winter for cross-country

skiing may be considered and implemented if feasible.
13. Signs

A. All signs shall conform to the sign regulations of the Town Municipal
Code. Sign plans shall be submitted concurrent with each building
phase. For commercial uses, sign standards shall be submitted
concurrent with the use permit application.

B. All major land use applications should incorporate a detailed signage
program, including both wayfinding and interpretive signage.

14. Solid Waste
A. The project applicant shall provide a recycling collection station or

contract with a solid waste disposal company which will offer a
convenient system of recycling stations for project residents and
guests.

B. The project developer shall, at a minimum, provide each residence
with a divided cabinet suitable for aluminum cans, glass bottles, and
plastic bottles.

C. The developer shall provide enclosed trash facilities.
The solid waste reduction facilities shall be constructed in conjunction
with each development phase.

15. Motorized and non-motorized Transportation
A. Each project phase shall provide pedestrian pathways or sidewalks

which will connect to the hotel and commercial areas and to public
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sidewalks and paths. A master trail plan shall be submitted to the
Town for approval and approved in conjunction with the first phase of
development.

B. A through bicycle route shall be constructed which will connect to the
Town bicycle trail system. This route shall be constructed to the
standards of the Town and shall be constructed in conjunction with
development of the project phases which it crosses.

C. Facilities for public transportation shall be constructed in conjunction
with each development phase. At a minimum, these shall include bus
shelters and turnouts. The project applicant shall provide shuttle
busses for each phase sufficient to meet the requirements of that
phase sufficient to meet the requirements of that phase and a
transportation plan to be approved by the Town in conjunction with
the application for each phase. The transportation plan shall show
how vehicle trips can be reduced through implementation of the plan.
The Town may waive the shuttle requirement if a Town wide public
transportation system is implemented.

D.
1. At the time of issuance of building permits, the developer(s)

shall pay to the Town the proportional share of the cost of
required roadway improvements as outlined in Table 4.6-10
of the Final EIR for Lodestar at Mammoth, 1991 (Exhibit 3
column b).

2. The fee shall be calculated based upon the project’s
proportional share of the cost of the improvements listed,
multiplied by the fraction of the project being built.

3. Items five, six, nine and ten, Meridian Blvd. Majestic to
Minaret, Meridian Blvd. Manzanita to Azimuth, and Minaret
Rd. between Main St, and Meridian Blvd. shall be excluded
from these fees in exchange for dedication of right-of-way
and improvements.

4. The applicant may choose to construct the required
improvements instead of payment to the Town.

5. These fees and/or improvements may be modified by the
Town Council in exchange for public transit improvements or
contributions.

E. Where traffic signals are warranted at access points to the project, the
developer shall be responsible for the full cost of those signals.

16. Recreational amenities
A. The developer shall provide recreational amenities as required by

Section 17.16.040 of the municipal Code. Affordable, seasonal or
short-term housing fronting Main Street shall provide 100% of the
required recreational facilities identified in Municipal Code Section
17.16.040. Projects may combine their requirements into one or more
shared facilities by contributing to a fund and establishing a site in the
vicinity of all sharing developments.
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B. The developer shall be required to provide 4.02 acres of land to the
Town for public parks or pay an in lieu fee to the Town for parkland
acquisition and development. This requirement is due at the time of
each subdivision or development approval and shall be pro rated. This
requirement may be waived in part or in full upon a determination by
the Town Council that the developer has provided on site an
equivalent value of public recreational amenities. If the development
is built at lesser densities, reducing the permanent population
increase, the contribution may be reduced by the Town Council.

17. Where not modified by the standards outlined above, the standards of the
Town of Mammoth Lakes Municipal Code shall apply to this project.

Master Plan Conditions of Approval

This master plan for Lodestar shall not be implemented until the following
conditions are met:
1. The Minaret Road right-of-way and existing improvements shall be

dedicated to the Town as a public street. Said dedication shall be by grant
deed without reservations or exceptions of any kind, and shall be free of
encumbrances. The applicant may apply for and the Town shall grant
encroachment permits for all access roads and other facilities on the
approved master plan.

2. The applicant shall donate land and/or pay a fee to the Mammoth Unified
School District for development of additional classroom facilities. The fee
shall be based upon a student generation of 190 students and the cost of
land for a facility or portion of a facility serving that number of students.
This fee or donation would not be in lieu of construction impact fees
unless specifically permitted by MUSD. The amount and timing of the fee
or donation shall be determined by the Mammoth Unified School District.

3. The applicant shall fund one additional patrol car for the Mammoth Lakes
Police Department. The payment for this car shall be prior to the issuance
of a Certificate of Occupancy for the first hotel or portion thereof.

4. Transit/shuttle stop(s) shall be required to be constructed with the next
multi-family phase of development along East or West Bear Lake Road as
approved by the Public Works Director (Ordinance 13-06, Condition of
Approval 23).

5. As required by Mammoth Lakes Fire Protection District, any additional
structure development in Lodestar Master Plan Area 2 shall extend East
Bear Lake Road to a public thoroughfare. The current configuration of the
fire lane passing through the parking lot of San Joaquin Villas will not meet
Code if more than 49 units are constructed that are accessed by East Bear
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Lake Road (Ordinance 13-06, Condition of Approval 24).

6. As required by Mammoth Lakes Fire Protection District, prior to the
number of units in Lodestar Master Plan Area 5 accessed off of West Bear
Lake Road exceeding 49 (from the intersection of Sierra Star Parkway and
West Bear Lake Road), there shall be two public thoroughfares serving the
area. At that time, the West Bear Lake Road shall no longer be a dead end
road and shall either be extended to create a loop road (with a minimum of
three lanes and a turn lane) from the intersection of Sierra Star Parkway
and West Bear Lake Road to Minaret Road, or Bear Court shall be extended
to connect to Majestic Pines Drive (a 24-foot wide street with a minimum of
two lanes) (Ordinance 13-06, Condition of Approval 25).
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Lodestar at Mammoth Lakes

Exhibits and Tables

 Exhibit A: Existing Site Conditions

 Exhibit B: Anticipated Circulation Improvements

 Exhibit C: Lodestar Master Plan Development Areas

 Table 2: Detailed Comparison of Existing 1991 Lodestar Master Plan
Development Areas and 2012 DZA Development Areas

 Lodestar at Mammoth EIR Addendum Mitigation Monitoring and Reporting
Program
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